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changes in conditions. The position of the arrow head shows the movement during 
the month - up indicating improvement and down, decline. 
ACTIVITY ]FORECLOSURES [CONSTRUCTION] APART. RENT | OTHER RENT | MARRIAGES 
a * MAY —400°% | MAY 119 | MAY 56 MAY $A» MAY 08 MAY - 49.1% 
JUNE-37.9 JUNE 132 JUNE 48 JUNE 1144 JUNE 7.10 JUNE -5SI9 



















































SUPPLY FACTORS FOR REAL ESTATE 


HE June issue of The Real Estate Analyst discussed in detail some of the factors 
which affect the DEMAND for homes, This issue will consider primarily some of 
the factors which affect the SUPPLY of homes, 


It is unfortunate that the discussion must be limited largely to the city 
of Saint Louis, due to the more complete records from which we have been able to ta- 
bulate our figures. While records of the type we need for this study exist in the 
county, they are fragmentary and do not extend over a sufficient period of time to 
make their use advisable in arriving at conclusions. It is hoped that by careful 
study much of the real estate history of Saint Louis County can be reconstructed and 
measured, but this will take many months to do and must. be deferred to a future 
issue of The Real Estate Analyst. 


On page 24 in the May issue of The Real Estate Analyst the following gen- 
eral principle was given, determining the resumption of building activity. 


"New construction starts only after the absorption of the 
greater part of the oversupply has increased rentals and val- 
ues to a point apparently sufficient to make néw properties 
profitable investments at current rates of construction. This 
increase in rentals and values must be accompanied by a suf- 
ficient easing of credit." 


Thoroughly understand this principle and it will be apparent that any amount of new 
construction of dwelling units is still far in the future. New construction has 
not halted because of the depression or because of tight money, but because we have 
built 25,000 more dwelling units in Saint Louis than we have families. New con- 
struction can be started in just two ways - first, by attracting outsiders to Saint 
Louis through the establishment of new industries, or second, by tearing down the 
older and more obsolete existing buildings. If new building could be started in any 
other way it would create a situation far worse than the one it strives to correct. 
With more vacant living quarters at present than we have had at any time in the past 
thirty-five years it would certainly be folly to build more. Each new dwelling con- 
structed increases the number of dwellings in the city, when we already have 25,000 
too many. A high vacancy, with competitive bidding for tenants by owners, de- 
creases net earnings of property and lowers values. A drop in values lowers 
equities and increases foreclosures, Therefore, it is certainly unwise to encour- 
age new building at the present time. It is our opinion that conditions will not 
justify new residential building in Saint Louis for at least three years. 


In a city not growing rapidly, (and no great city is at the present time) 
the only building really needed is for replacement. New houses are constantly be- 
ing built at one end of the scale and older, obsolete houses are being wrecked, or 
altered for other use, at the other end of the scale. New building cannot proceed 
for long at a rate faster than is necessary to balance demolitions and change of use 
If it does, the inevitable vacancy, drop in rentals and values, halts the process 
until the proper balance is restored. If we would attempt to forecast new con- 
struction therefore, it is extremely important that we find out as much as we can 
about demolitions and change of use. 


At the present time the majority of demolitions in Saint Louis are occur- 
ring in the older sections where the cleared sites are to be used for public, or 
semi-public improvements, such as the Memorial Plaza, the Aloe Plaza, the Illinois 
Terminal project, the Municipal “uditorium, etc. 


Street widenings and cutoffs have been responsible for many demolitions 
and change of use. As an example of what this amounts to, a careful count was made 
of the new Enright cutoff. In the four blocks of this cutoff sufficient flats and 
dwellings were torn down to dehouse thirty-eight families. 


Filling stations during the past ten years have accounted for many demo- 
litions of property, much of it in very good physical condition. 


Although most demolitions are of antiquated dwelling units, comparatively 
few cleared sites have been reused for residential purposes. 





It is very difficult to determine how great a factor demolitions and 
change of use have been in the past as no records have been kept. It is possible to 
approximate it, however, from other sources. The method used can be best explained 
by an illustration. If a tank holding 100 gallons of oil has- had intermittant ad- 
ditions and withdrawals and now contains 125 gallons, any eighth grade child could 
determine the sum total of the withdrawals if he knew the sum total of the additions. 






























































This is the case exactly with the number of dwelling units in Saint Louis. 
It is possible to determine from the tabulations prepared by The Real Estate Analyst 
how many new units have been built in the past 32 years. We know approximately the 
number of units standing in 1900 and in 1932. It, therefore, becomes quite simple 
to approximate the number of demolitions and changes of use for the period. Our 
figures would indicate that within the city limits in the period from 1900 to 1932 
15,675 dwelling units were destroyed or changed over to other use. Another study we 
have made on a totally different basis indicates substantially the same thing. This 
second study was a comparison of census figures for identical districts for 1900 and 


1930. The four districts shown on the map below have fewer families by more than 
15,000 in 19350 than they did in 1900. Undoubtedly the greater portion of the demo- 
litions and changes of use have taken place in these four districts. It is rather 


interesting to note that a study of these districts in the 1920 census shows that 
more than two-thirds of this thirty year loss has come in the period from 1920-1930, 
the period when city plan projects, as well as boom projects, were under way. 


There is another reason for the larger demolitions in the last ten-year 
period. In dealing with buildings we are dealing with consumable goods having a 
leng life. The estimate for the useful life of a residential building generally 
accepted at the present time (probably for lack of any definite facts on the sub- 
ject) is fifty years. As the city grows older a larger and larger proportion of its 
buildings will fall in the older groups. During the first fifty years it is quite 
apparent that there could be no buildings more than fifty years old in the city. 
Even in 1880 there could not have been more than 1000 as there were just about a 
thousand families in Saint Louis in 1830, fifty years before. 


Providing that no demolitions took place, the approximate number of dwell- 
ing units more than fifty years old for each ten year period in Saint Louis would 
be - 


1880 1,000 1910 35,000 
1890 3,000 1920 55,000 
1900 15,000 1930 65,000 


We can expect from the very nature of the case that obsolescence and depreciation 
will account for the demolition of a larger percentage of buildings as time goes on. 


At present 225 dwelling units a month are passing the fifty year age mark 
in Saint Louis. By 1940 this will exceed two hundred seventy five and it will re- 
main at this figure until 1970, when it will drop back to 200 a month. If the 
assumption, generally accepted, that fifty years is the useful life of a dwelling 
even approximates the truth, replacements will form a large part of the building 
operations of the future. 
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new building permits issued in Saint Louis from 1886 to 1932. We are not 

interested in any way in the number of building permits issued, as we do not 
believe it shows anything except the number of building permits issued. The 
Park Plaza Hotel was one permit; a small frame cottage housing one family was 
another; a church was another, and a small addition to a ramshackle garage vas a 
fourth. A total of four has no value to the man who is trying to find the whys 
and wherefores of real estate. 


° [ = chart above shows the number of family accommodations provided for in all 


Neither do we believe that the total value of all building permits is 
of much significance, except in a limited way, to the building material man. The 
wide variation in the individual permits between the actual cost and the cost 
recorded in the permit destroys any value these figures might otherwise have. 


Since 1926 the building commissioner has issued each month, as a part 
of his report, the number of family accommodations provided for in all new 
building permits. In order to compile these figures for the past Real Estate 
Analysts, Inc., has counted the number of family accommodations from small pen- 
cil ground plans which form a part of the house numbering certificate. A house 
numbering certificate must be secured before a permit can be issued. These have 
been analyzed back to 1878 when this type of record was started. 


These figures were compiled from these certificates for sample months 
since 1926 to see how closely they approached the figure of the building com- 
missioner. It was found that they were in substantial agreement. 


There are many things of interest in the picture this chart gives us 
of the dwelling construction business in- Saint Louis over a long period of 
years. 


I. Construction has had a very definite cycle, roughly corresponding 4 
in length to the real estate activity cycle, but not showing the same rapidity 
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of rise and slowness of decline. 


iI. The amplitude of the swings has been getting greater. Evidently, 
when the city was smaller, it was easier to tell when enough dwellings had been 
built and overbuilding was not carried to the extreme of the last boom. ar 
these figures were available for Greater Saint Louis, rather than for Saint 
Louis alone, this increase in the swing of these tides would be still greater, 

as much building was done in the county during the recent boom but comparatively 
little during the boom starting in 1904. 


| III. The number of accommodations built in each succeeding boom has 
been greater, although a glance at the chart on page 38 will show quite clearly 
that the rate of growth of the city has been slower. One explanation of this 
might be that as the city gets older, the rate of depreciation of its older 
buildings increases, increasing the demolitions and change of use which makes 
much building for replacement possible. 


IV. The inertia building shows in getting started was particularly 
pronounced in 1919 and 1920. The Armistice was signed on November 11, 1918, but 
uilding activity stayed at the depression level until the summer of 1921 and 
iid not reach its height until the spring of 1926. This characteristic is due 
o the fact that when revival comes, it is first necessary to absorb the over- 
supply of living quarters to such an extent that rentals and values rise, mak- 
ing speculative building profitable. 


V. These figures have been compiled back to 1878 but they are only 
shown on the chart above back to 1886. Prior to that time the entries seem to 
have been made whenever a sufficient group had accumulated rather than day by 
iay. This makes it impossible to chart these figures by months. 


2 & VI. The rush to secure permits in November and December of 1923 was 
the result of the declaring of the Zoning Law unconstitutional. Evidently many 
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of these permits were for uses not allowed under the old zoning law. There 
was also a last minute rush for permits for uses not permitted under. the 
dently, new law just before the new law became effective in April 1926. 
dad been 
: If VII. This chart has been corrected for seasonal fluctuation.The 
Saint typical fluctuation in Saint Louis in starting new residential construct- 
eater, ion, counting the average month as 100, is as follows: 
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HE map of downtown Saint Louis, shown above, is District 25 in the 
division of the city for statistical studies and census reports. 
In 1900 this district hed 60,220 people living within the limits 
shown by the black line. In 1930 this population had dropped to 
24,275. 


Many changes are taking place in this district which are 
responsible, at least partially, for the loss in population. The 
oldest residential buildings in Saint Louis have been wrecked at a 
rapid rate in the past few years to make way for civic, commercial and 
industrial development. Among the changes shown on this map are:- 


Memorial ‘Plaza. 

Aloe Plaza (Union Station Plaza). 

Municipal Auditorium. 

Assembly of new Post Office site and widening of 
Moore Street. 

Development of North 12th Street showing under- 
ground tracks and Illinois Terminal buildings. 
The widening of Market Street with the cutoff 
to Walnut at 7th Street. 

The widening of Morgan Street. 

The new Federal Building site at 12th and Market 
Streets. 














48 








THOUSANDS A YEAR 





RELATIONSHIP OF SUPPLY TO DEMAND 


S brought out earlier in this report, it does not make a great deal of differ- 
Ace how many living quarters are built in a city if the net increase is not 

greater than the net increase in the number of families. If the net increase 
in living quarters is less than the net increase in families for a period of years, 
vacancies decrease and rents increase. If the net increase in living quarters is 
greater than the increase in families, vacancies increase and rentals decrease, 


The number of families in a city is constantly changing. Most families 
consist of a couple with one or more children. Though some family groups persist 
after the marriage has been dissolved by death or divorce, this is not true in most 
cases, as is shown in the detailed figures from the census. Out of a_ total of 
214,029 families in Saint Louis 189,000 were headed by a married couple. 


The number of families in a city can be increased in two ways - (1), by an 
excess of new marriages over marriages dissolved by death or divorce and (2) by an 
excess of married couples moving to the city over couples leaving the city. 


(1). It is far easier to arrive at accurate figures for the increase or 
decrease in the number of families through excess or shortage of new marriages over 
dissolved marriages than to accurately gauge the number of families moving to or 
from the city. Marriage licenses have been tabulated and studied in detail from 
1881 to the present. A study has also been made of death certificates to find out 
the number of marriages dissolved by death. Figures have been prepared on divorces. 
In the chart below the annual net gain or loss is shown in the number of new mar- 
riages in relation to old ones dissolved. It will be noticed that in 1920 a net gain 
was made of over four thousand families from this source, while in 1931 a net’ loss 
was experienced of more than twenty-four hundred families. In other words, in 1920 
if no new families moved to or from Saint Louis, we could still build and absorb 
more than three hundred dwelling units a month; while in 1931, if no new families 
moved to or from the city, we could build no new quarters and would have to demolish 
over two hundred quarters a month in addition to keep from increasing the number of 
vacant units in the city. This intermittant growth in the number of families is 
both the result and the intensifier of the business cycle. People do not marry in a 
period of depression because economic security is not great enough and the shortace 
of marriages creates vacancies and stops construction which increases the depth of 
the depression. 


(2). It is rather difficult to gauge accurately the net inc~ease or de- 
crease in the number of families moving to or from the city each year. It is pos- 
sible to approach this problem, however, through Census figures. The United States 
Census gives an accurate count of the number of family units each ten years. Their 
definition of a family ig “all of the individuals living together as once household". 
From their tables the total increase in the number of family units can be secured 


for each ten year veriod. In our study of marriage licenses, deaths and divorces, 
we have just determined the annual net increase or decrease in the number of fam- 
+5 
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ilies resulting from the ratio of marriages to families dissolved. By adding to- 
| gether these figures for the ten year period and subtracting from the total increase 
| in families for the ten years, as shown by the Census, we will get a resulting fig- 
s ure which will represent the net increase for the ten year period not resulting from 

: excess new marriages over marriages dissolved or, in other words, the number of fam- 
ilies who have moved to Saint Louis during the ten year period over those who have 
moved away. This. ten year total should be accurate, as it is the result of actual 

records of the city and the Census Bureau at Washington. We believe that this total 
; can be divided between the ten years with approximate accuracy by a careful study of 
such factors as cause families to move to or from the city. Some of the most impor- 
tant factors are, the relationship of farm products prices to wages of city trades 
and such attractions as the World's Fair in 1904 with its resulting activity. Now 
by adding each year's estimate of the excess of families moving to or from the city 
to the excess or shortage of new families over those dissolved by death or divorce, 
will secure an estimate of the annual increase or decrease in the number of fam- 
. While this estimate may not be absolutely accurate in any one year, it will 
nee out exactly with the census for each ten year period. 


The number of dwelling units in the city each year can be estimated very 
closely in much the same manner. In April 1931 an occupancy survey was made under 
the direction of this organization by the Post Office department. Each letter 
carrier turned in a card for each side of every block. These cards showed a total 
of 238,000 dwelling units in Saint Louis at that time. From the building permit 
records we have found the number of new dwelling units built each year. The number 
of demolitions can be very closely approximated, as explained on page 435 in this 
issue. Subtracting the demolitions from the new building each year leaves us the 
net increase in dwelling units. With the number of dwelling units known and the 
number of families known it is now possible to approximate the -oversupply each year. 
For the period from 1900 to 1931 this figure (as shown on the chart below) is be- 
lieved to be very accurate. The 1932 figure may be subject to some slight correct- 
ion when the next vacancy survey is takén. An uncertainty about the extent of 
loubling up of families and the number of families moving from the city, due to the 
lepression, makes it very difficult to estimate the present vacancy. As we get 
further from the present period, more figures will be available and a better per- 
| spective on the problem will make us more positive of our results. Three weeks of 

| very careful figuring, checking and rechecking, have gone into this chart. For the 
a 4a period from 1900 to 1931 we believe it to sive the most accurate figure which will 
ever be available as all sources of material have been used in its compilation. 
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ing June. There is very' little 

hope of any real stabilization of 
these rentals, however, until general 
business turns the longed for, but 
elusive, corner. Low as they now are, 
apartment rentals will go some lower 
before they start to recover. They 
are now 14.7 percent below a year ago 
and, making allowances for concessions 
38 percent under the peak of eight 
years ago. 

Our index of single family rent- 
als increased slightly during the past 
month. This is indeed surprising in 
the face of the present depression and 
the heavy competing vacancy in aparte 
ments. 


A PARTMENT rentals held steady dur- 


HE chart to the left shows the 
alarming increase in the number of 
foreclosures per month in Saint 
Louis and Saint Louis County. The 
June figure of 132 foreclosures for 
each 100,000 families is a fourth 
higher than the highest point ever 
reached in any previous depression. It 
is twice as high as the highest point 
reached in the depression of the nine- 
ties, or the war depression of 1915 to 
1918. 

During June the total foreclosures 
in dollars in the city was $1,038,931 
as against $1,435,746 for May, a size- 
able drop. The county figure increas- 
ed from $330,618 for May to $375,814 
for June. 

During June 80 percent of the 
foreclosures were on first deeds of 
trust and twenty percent on seconds. 


number of marriages for each 10000 

males 21 years of age and older. 
This chart has been adjusted for sea- 
sonal fluctuation. 

The June figure of 15.9 marriages 
for each 10000 males 21 years of age 
and older is the lowest figure on re- 
cord. It is 51.9 percent below the 
normal, 

During the first six months of 
1932 there were 93 fewer marriages in 
Saint Louis than there were in the 
first six months of 1892, forty years 
ago. 


| chart to the left indicates the 




















